City of Santa Barbara

California

CITY OF SANTA BARBARA PLANNING COMMISSION

RESOLUTION NO. 049-05
21 E. ANAPAMU STREET
MODIFICATIONS
JuLy 7,2005

APPLICATION OF PEIKERT GROUP ARCHITECTS, LLP, AGENT FOR PEOPLES’ SELF-
HELP CORPORATION (APPLICANT) AND THE CITY OF SANTA BARBARA
REDEVELOPMENT AGENCY (PROPERTY OWNER), 21 E. ANAPAMU STREET, APN 039-
183-037, C-2, COMMERCIAL ZONE, GENERAL PLAN DESIGNATION: GENERAL
COMMERCE/PUBLIC/INSTITUTIONAL (MST2004-00173)

The project consists of construction of a three-story structure to include 12 one-bedroom rental units
on the 4,184 square foot parcel owned by the City Redevelopment Agency. The overall building area
is proposed to be 8,456 square feet with units ranging in size from 497 to 623 square feet. The rental
units would be targeted to very low- and low-income households (8 units at 65% of the Area Median
Income (AMI) and 4 units at 50% of the AMI).

The discretionary applications required for this project are:

1. A Modification of the lot area requirements to provide ten over-density units (bonus
density) on a lot in the C-2 Zone (SBMC §28.21.080);

2. A Modification to allow the parcel to have less than the required 60 feet of frontage on
a public street (SBMC § 28.21.080.A);

3. Modifications to allow the structure to encroach into the required 10-foot interior yard
setbacks (SBMC § 28.21.060.2 and 28.21.060.3);

4. Modifications to provide less than the required 10-foot minimum dimension for private
outdoor living space for Units 2, 3, and 4 (SBMC § 28.21.081);

5. Modifications to provide less than the required private outdoor living area for Units 4,
6, and 7 (SBMC § 28.21.081); and,

6. A Modification to provide fewer than the required number of parking spaces

(SBMC § 28.90).

The Environmental Analyst has determined that the addendum to the Final Mitigated Negative
Declaration prepared for the Granada Garage project, conditioned to provide for an affordable housing
project, adequately addresses the proposal and the change in the building siting from the north side of
the garage to the south side. The level of impact associated with the project has not substantially
changed.
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WHEREAS, the Planning Commission has held the required public hearing on the above
application, and the Applicant was present.

WHEREAS, no one appeared to speak in favor of the application, and no one appeared to
speak in opposition thereto, and the following exhibits were presented for the record:

1. Staff Report with Attachments, July 1, 2005
2. Site Plans

NOW, THEREFORE BE IT RESOLVED that the City Planning Commission:

L. Approved the subject application making the following findings and determinations:

A.

Environmental Findings

1. The project will have no significant effects as mitigated and the Mitigated
Negative Declaration and Addendum reflect the Planning Commission’s
independent judgment and analysis.

2. The location and custodian of documents associated with the environmental
review process and decision for the project is the City of Santa Barbara
Community Development Department, 630 Garden Street, Santa Barbara, CA
93102..

3. A Mitigation Monitoring and Reporting Program has been adopted and
mitigation measures identified in the Negative Declaration and Addendum have
been agreed to by the applicant and incorporated into the current project as
conditions of approval and would avoid or reduce all potentially significant
impacts to less than significant levels.

Findings for the Modification related to Lot Area (SBMC §28.21.080.7)

The modification of the lot area requirement to allow development of 12 one-bedroom
units on 4,184 square feet of lot area instead of the required 22,080 square feet is
consistent with the purposes and intent of the Zoning Ordinance and is necessary to
construct this unique affordable housing project. The General Plan Land Use Element
allows for variations in unit density based on the size of a unit and the occupancy
potentials. The General Plan Land Use Element states that, in some cases, densities in
terms of dwelling units per acre may be allowed to increase beyond those limits
recommended by the General Plan without causing an inappropriate increase in the
intensity of activities. The General Plan Housing Element states that residential
development in commercial zones is consistent with policies established in the City’s Land
Use and Circulation Elements, The trend to develop higher density development
Downtown is encouraged because of the proximity to jobs, transit, and recreation/cultural
activities.
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II.

C.

Findings for the Modification related to the Private Outdoor Space
(SBMC §28.21.081)

The modification of the private outdoor space to provide less than the required dimension
or the required area or both for five of the proposed units is consistent with the purposes
and intent of the Zoning Ordinance. Although the minimum requirements are not
completely met by five of the proposed units, each unit includes a private patio. The
development is proposed on a small sized lot providing a rental housing opportunity to
very low - and low-income households. The City’s Housing Element includes strategies
to consider the development of zoning standards that would encourage the type of
development that this project represents. Also, the area surrounding the project site
provides significant public open space areas.

Findings for the Modification related to the Interior Yard Setbacks
(SBMC §28.21.060)

The proposed interior yard setback modifications are consistent with the purposes and
intent of the Zoning Ordinance and are necessary to construct this affordable housing
project. The proposed structure effectively established property boundaries. The intent
of yard setbacks in terms of buffering adjacent land uses is met by the adjacent paseo,
open space and walkways that surround the proposed development.

Street Frontage Modifications (SBMC §28.21.080.A)

The modification is consistent with the purposes and intent of the Zoning Ordinance
and necessary to secure an appropriate improvement on the lot. Currently, the property
meets the frontage requirements on both Anacapa and Anapamu Streets. The proposed
building footprint for the housing project will establish a property boundary line,
creating a parcel that is land-locked. The development would include installation of
public walkways to connect the paseo and the walkways to the garage as well as
meeting both Building and Fire code requirements.

Findings for the Modification related to Parking (SBMC §28.90.100(G)(3))

The modification to allow residential development without providing on-site parking
would be consistent with the purposes and intent of the Zoning Ordinance and would not
cause an increase in the demand for parking space or loading space in the immediate area
because: (1) The project is an affordable project administered by Peoples’ Self-Help
Housing and will have restricted vehicle ownership through lease agreements with tenants;
(2) the project is located in the downtown area and is within walking and cycling distance
of many services and places of employment; and (3) the provision of bicycle storage in the
bike station; and (4) a bus stop and the transit center are within walking distance from the
project site.

Said approval is subject to the following conditions:

A.

Recorded Agreement. Prior to the issuance of any Public Works permit or Building
permit for the project on the Real Property, the following conditions shall be imposed
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on the use, possession and enjoyment of the Real Property and shall be documented in a
written instrument which shall be reviewed and approved as to form and content by the
City Attorney, Community Development Director and/or Public Works Director, which
shall be recorded in the Office of the County Recorder:

1.

Uninterrupted Water Flow. The Owner shall provide for the uninterrupted
flow of water through the Real Property including, but not limited to, swales,
natural water courses, conduits and any access road, as appropriate. The Owner
is responsible for the adequacy of any drainage facilities and for the continued
maintenance thereof in a manner that will preclude any hazard to life, health or
damage to the Real Property or any adjoining property.

Landscape Plan Compliance. The Owner shall comply with the Landscape
Plan as approved by the Historic Landmarks Commission (HLC). Such plan
shall not be modified unless prior written approval is obtained from the HLC.
The landscaping on the Real Property shall be provided and maintained in
accordance with said landscape plan.

Approved Development. The development of the Real Property approved by
the Planning Commission on July 7, 2005 is limited to the following: a three-
story, 12 unit residential structure, and the improvements shown on the site and
elevation plans signed by the chairman of the Planning Commission on said date
and on file at the City of Santa Barbara.

Affordability Covenant. The 12 units shall be affordable to households of low
and very-low households (8 units at 65% of the Area Median Income (AMI) and
4 units at 50% of the AMI) income for a period of 60 years in accordance with
the City’s Affordable Housing Policies and Procedures.

Prohibition of Vehicle Ownership. In consideration of the approval of the
100% parking modification and as a condition of said approval, Owner agrees to
prohibit vehicle ownership by all tenants of the residential units and shall ensure
that appropriate provisions are included in the leases of the residential units to
give effect to this condition.

Granada Garage Bicycle Station Agreement. Owner shall provide 12
enclosed bicycle parking spaces on the property or as close as possible and meet
the approval of the Transportation Manager, and are available to the project
residents free of charge.

Lighting. Exterior lighting, where provided, shall be consistent with the City's
Lighting Ordinance. No floodlights shall be allowed. Exterior lighting shall be
directed toward the ground.

Design Review. The following are subject to the review and approval of Historic
Landmarks Commission:
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Lighting. Exterior lighting, where provided, shall be consistent with the City's
Lighting Ordinance. No floodlights shall be allowed. Exterior lighting shall be
directed toward the ground.

Screened Check Valve/Backflow. The check valve or anti-backflow devices
for fire sprinkler (and irrigation) systems shall be provided in a location
screened from public view or included in the exterior wall of the building.

Pedestrian Walkways. All pathways leading to and from the site shall be a
minimum of eight feet wide and designed to accommodate the high pedestrian
and bike station demand anticipated within and between the public areas
surrounding the project. Bicycle friendly design shall include wide and open
pathways with room for pedestrians with bicycles to pass and gently sloping
pathways and transitions, or bicycle rails for two-way travel where abrupt grade
changes occur.

Public Works Submittal Prior to Issuance of a Public Works Permit. The Owner
shall submit the following prior to the issuance of a Public Works permit:

I.

Map Preparation. The Redevelopment Parcel Map shall be prepared by a
licensed land surveyor or registered civil engineer in conformance with the
requirements of the City Survey Control Ordinance and recorded in the Office of
the County Recorder.

Public Improvement Plans. The Owner shall submit C-3 public improvement
plans for construction of improvements of Pedestrian Paseo frontage along the
subject property. Public Works C-3 Improvement Plans shall be submitted
separately from Building Permit plans. As determined by the Public Works
Department, the improvements shall include curb drain outlets, preserve and/or
reset contractor stamp and/or survey monuments, and provide adequate positive
drainage from site. Where tree roots are the cause of the damage, the roots are
to be pruned under the direction of the City Arborist. The building plans shall
be prepared by a registered civil engineer or licensed architect and reviewed by
the City Engineer. The public improvement plans shall be prepared by a
registered civil engineer or licensed architect and reviewed and signed by the
City Engineer.

Land Development Agreement. The Owner shall submit an executed
Agreement for Land Development Improvements, an Engineer’s Estimate,
signed and stamped by a registered civil engineer, and securities for construction
of improvements prior to execution of the agreement.

Required Prior to Building Permit Issuance. The following shall be finalized and
specified in written form and submitted with the application for a building permit:

1.

Mitigation Monitoring and Reporting Requirement. The Owner shall submit
to the City's Environmental Analyst a monitoring program for the project's
mitigation measures, as stated in the Mitigated Negative Declaration or the
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Environmental Impact Report for the project. (A Project Environmental
Coordinator (PEC) and) Mitigation monitors responsible for permit compliance
monitoring must be hired and paid for by the applicant. The mitigation
monitoring program shall include, but not be limited to:

A list of the project's mitigation measures.

b. An indication of the frequency of the monitoring of these mitigation
measures.

c. A schedule of the monitoring of the mitigation measures.

d. A list of reporting procedures.

e. A list of the mitigation monitors to be hired.

Evidence of Soil Remediation Completion. The Owner shall consult with the
Santa Barbara County Fire Department, Fire Prevention Division Site Mitigation
Unit (FPD) to determine if site assessment in this area is required. Any site
assessment work and potential remediation shall be handled by FPD. If site
assessment and/or site remediation is required, a building permit shall not be
issued for this area until FPD has granted clearance for the site. Cleanup
standards for this site shall be such that the site will be suitable for residential
land use after the completion of any required remedial action.

Archaeological Monitoring Contract.  Owner shall contract with an
archaeologist from the most current City Qualified Archaeologists List for
monitoring during all ground disturbing activities associated with the project,
including, but not limited to, grading, excavation, trenching vegetation or paving
removal and ground clearance in the areas identified in the Phase 1
Archaeological Resources Report prepared for this site by SAIC Consulting,.
The contract shall be subject to the review and approval of the Environmental
Analyst.

The archaeologist’s monitoring contract shall include the following provisions:

If cultural resources are encountered or suspected, work shall be halted or
redirected immediately and the City Environmental Analyst shall be notified.
The archaeologist shall assess the nature, extent and significance of any
discoveries and develop appropriate management recommendations for
archaeological resource treatment, which may include, but are not limited to,
redirection of grading and/or excavation activities, consultation and/or
monitoring with a Barbarefio Chumash representative from the most current City
Qualified Barbarefio Chumash Site Monitors List, etc.

If the discovery consists of possible human remains, the Santa Barbara County
Coroner shall be contacted immediately. If the Coroner determines that the
remains are Native American, the Coroner shall contact the California Native
American Heritage Commission. A Barbarefio Chumash representative from the
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most current City Qualified Barbarefio Chumash Site Monitors List shall be
retained to monitor all further subsurface disturbance in the area of the find.
Work in the area may only proceed after the Environmental Analyst grants
authorization.

If the discovery consists of possible prehistoric or Native American artifacts or
materials, a Barbarefio Chumash representative from the most current City
Qualified Barbarefio Chumash Site Monitors List shall be retained to monitor all
further subsurface disturbance in the area of the find. Work in the area may only
proceed after the Environmental Analyst grants authorization,

4. Supplemental Phase 1 Archaeological Survey. A supplemental Phase 1 -
archaeological survey by the contracted archaeologist shall be completed after
the existing structures and pavement within the proposed project area are
removed. The survey shall be submitted for review and approval by the City’s
Environmental Analyst prior to the continuation of ground disturbing activities.
If potentially intact prehistoric or historic cultural remains are identified during
the supplemental Phase 1 survey, an Extended Phase 1 investigation (shovel test
or backhoe trenching) shall be performed to identify the integrity and spatial
extent of the cultural deposit.

5. Project Environmental Coordinator Required. A qualified representative for
the Owner, approved by the City Planning Division, shall be designated as the
Project Environmental Coordinator (PEC). The PEC shall be responsible for
assuring full compliance with the provisions of the mitigation monitoring and
reporting program to the City. The PEC shall have authority over all other
monitors/specialists, the contractor, and all construction personnel for those
actions that relate to the items listed in this program.

6. Neighborhood Notification Prior to Construction. At least twenty (20) days
prior to commencement of construction, the contractor shall provide written
notice to all property owners, businesses and residents within 450 feet of the
project area. The notice shall contain a description of the project, the
construction schedule, including days and hours of construction, the name and
phone number of the Contractor(s), site rules and Conditions of Approval
pertaining to construction activities and any additional information that will
assist the Building Inspectors, Police Officers and the public in addressing
problems that may arise during construction. The language of the notice shall be
reviewed and approved by the City Planning Division prior to being distributed.

Building Permit Plan Requirements. The following requirements shall be
incorporated into the construction plans submitted to the Building & Safety Division
with applications for building permits. All of these construction requirements shall be
carried out in the field and completed prior to the issuance of a Certificate of
Occupancy:
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Best Management Practices. New residential, commercial, industrial, and
transportation development projects, including redevelopment projects, shall
address water quality through the use of best management practices (BMPs) as
determined by the City. BMPs shall be applied in the following order of priority:
site design, source control, and treatment control. Furthermore, projects shall
seek to reduce post-development runoff volumes from pre-development volumes
through such measures as infiltration, evapo-transpiration, and storage/reuse.

Demolition/Construction Materials Recycling. Recycling and/or reuse of
demolition/construction materials shall be carried out and containers shall be
provided on site for that purpose in order to minimize construction-generated
waste conveyed to the landfill.

Construction-Related Truck Trips. Construction-related truck trips shall not
be scheduled during peak hours (7:00 a.m. to 9:00 a.m. and 4:00 p.m. to 6:00
p.m.) to help reduce truck traffic on adjacent streets and roadways.

Haul Routes. The haul route(s) for all construction-related trucks, three tons or
more, entering or exiting the site, shall be approved by the Transportation
Operations Manager.

Construction Hours. Noise generating construction is prohibited before 8:00
a.m.* and after 5:00 p.m. Monday through Saturday and all day on Sundays and
holidays observed by the City of Santa Barbara as shown below:

New Year’s Day January 1°%*

Martin Luther King‘s Birthday 3" Monday in January

Presidents’ Day 3" Monday in February

Memorial Day Last Monday in May

Independence Day July 4

Labor Day 1*' Monday in September
Thanksgiving Day 4™ Thursday in November
Following Thanksgiving Day Friday following Thanksgiving Day
Christmas Day December 25™M#*

*Construction setup can occur between the hours of 7:00 a.m. and §8:00 a.m.
Monday through Friday.

**When a holiday falls on a Saturday or Sunday, the preceding Friday or
following Monday, respectively, shall be observed as a legal holiday.

Construction shall not commence prior to December 25, 2005.

If determined to be necessary due to construction techniques, night work or
longer construction hours will be allowed, subject to review and approval by the
Community Development Director or designee and prior notification of
neighbors.
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10.

11.

12.

Construction Parking/Storage. Construction parking and storage shall be
provided as follows:

a. During construction, free parking spaces for construction workers shall
be provided on-site or off-site in a location subject to the approval of the
Streets, Parking, and Transportation Operations Manager.

b. On-site or off-site storage shall be provided for construction materials
and equipment,

c. Storage of construction materials within the public right-of-way is
prohibited.

Water Sprinkling During Grading. During site grading and transportation of
fill materials, regular water sprinkling shall occur using reclaimed water
whenever the Public Works Director determines that it is reasonably available.
During clearing, grading, earth moving or excavation, sufficient quantities of
water, through use of either water trucks or sprinkler systems, shall be applied to
prevent dust from leaving the site. Each day, after construction activities cease,
the entire area of disturbed soil shall be sufficiently moistened to create a crust.

Throughout construction, water trucks or sprinkler systems shall also be used to
keep all areas of vehicle movement damp enough to prevent dust raised from
leaving the site. At a minimum, this will include wetting down such areas in the
late morning and after work is completed for the day. Increased watering
frequency will be required whenever the wind speed exceeds 15 mph.

Covered Truck Loads. Trucks transporting fill material to and from the site
shall be covered from the point of origin.

Expeditious Paving. All roadways, driveways, sidewalks, etc., shall be paved
as soon as possible. Additionally, building pads shall be laid as soon as possible
after grading unless seeding or soil binders are used. Note that paving shall not
begin until the supplemental archaeological survey is completed without
discovering any archaeological resources or proper treatment of any discoveries
has been completed.

Construction Contact Sign. Immediately after building permit issuance,
signage shall be posted at the points of entry to the site that list the contractor(s)
name, contractor(s) telephone number, work hours and site rules to assist
Building Inspectors and Police Officers in the enforcement of the conditions of
approval.

Construction Equipment Maintenance. All  construction equipment,
including trucks, shall be professionally maintained and fitted with standard
manufacturers’ muffler and silencing devices.

Conditions on Plans/Signatures. All Planning Commission Conditions of
Approval shall be provided on a full size drawing sheet as part of the drawing
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sets. A statement shall also be placed on the above sheet as follows: The

‘undersigned have read and understand the above conditions, and agree to abide

by any and all conditions which is their usual and customary responsibility to
perform, and which are within their authority to perform.

Signed:

Applicant Date
Contractor Date License No.
Architect Date License No.
Engineer Date License No.

Prior to Certificate of Occupancy. Prior to issuance of the Certificate of Occupancy,
the Owner of the Real Property shall complete the following:

1.

Repair Damaged Public Improvements. Repair any damaged public
improvements (curbs, gutters, sidewalks, etc.) subject to the review and approval
of the Public Works Department. Where tree roots are the cause of the damage,
the roots shall be pruned under the direction of a qualified Arborist.

Complete Public Improvements. Public improvements, as shown in the
improvement/building plans.

Cross Connection. The Owner shall request a cross connection inspection by
the Public Works Water Reclamation/Cross Connection Specialist.

Archaeological Monitoring Report. A final report on the results of the
archacological monitoring shall be submitted to the Environmental Analyst
within 180 days of completion of the monitoring and prior to the issuance of the
Certificate of Occupancy (Final Inspection), whichever is earlier.

New Construction Photographs. Photographs of the new construction, taken
from the same locations as those taken of the story poles prior to project
approval, shall be taken, attached to 8 % x 11” boards and submitted to the
Planning Division.

Litigation Indemnification Agreement. In the event the Planning Commission
approval of the Project is appealed to the City Council, Applicant/Owner hereby agrees
to defend the City, its officers, employeces, agents, consultants and independent
contractors (“City’s Agents”) from any third party legal challenge to the City Council’s
denial of the appeal and approval of the Project, including, but not limited to, challenges
filed pursuant to the California Environmental Quality Act (collectively “Claims”).
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Applicant/Owner further agrees to indemnify and hold harmless the City and the City’s
Agents from any award of attorney fees or court costs made in connection with any
Claim.

Applicant/owner shall execute a written agreement, in a form approved by the City
Attorney, evidencing the foregoing commitments of defense and indemnification within
thirty (30) days of the City Council denial of the appeal and approval of the Project.
These commitments of defense and indemnification are material conditions of the
approval of the Project. If Applicant/Owner fails to execute the required defense and
indemnification agreement within the time allotted, the Project approval shall become
null and void absent subsequent acceptance of the agreement by the City, which
acceptance shall be within the City’s sole and absolute discretion. Nothing contained in
this condition shall prevent the City or the City’s Agents from independently defending
any Claim. If the City or the City’s Agents decide to independently defend a Claim, the
City and the City’s Agents shall bear their own attorney fees, expenses and costs of that
independent defense.

This motion was passed and adopted on the 7th day of July, 2005 by the Planning Commission
of the City of Santa Barbara, by the following vote:

AYES:5 NOES:1 (White) ABSTAIN:0 ABSENT:1 (Jostes)

I hereby certify that this Resolution correctly reflects the action taken by the City of Santa
Barbara Planning Commission at its meeting of the above date.

7

| M/ZW V S/~ 208

Dean#{ Rae McMillion, Admin/Clerical Supervisor Date

THIS ACTION OF THE PLANNING COMMISSION CAN BE APPEALED TO THE CITY
COUNCIL WITHIN TEN (10) DAYS AFTER THE DATE THE ACTION WAS TAKEN BY THE
PLANNING COMMISSION.



